
CITY
CITY AND C
530 SOUTH K
H 0 N 0 L U L U
TELEPHONE: (808)

COUNCIL
O UN TY OF HONOLULU
INS STREET, ROOM 202

HAWAII 96813-3055
768-5010 • FAX: (808) 768-5011

ANN H. KOBAYASHI
COUNCIL VICE CHAIR
DISTRICTS
TELEPHONE: (808) 768-SODS
FAX: (808) 768-1227
EMAIL: akobayashihoncIuhj.gov

TO: Pearlene Otto
Office of the City Clerk

October 18, 2019

1

rn

FROM: Councilmember Ann Kobayashi -

SUBJECT: PROPOSED AMENDMENTS TO RESOLUTION 19-238
APPROVING THE ALA MOANA NEIGHBORHOOD TRANSIT-ORIENTED
DEVELOPMENT PLAN

Attached for your consideration by the Committee on Zoning, Planning and Housing are

proposed amendments to the text of Resolution 19-238, approving the Ala Moana
Neighborhood Transit-Oriented Development Plan
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Resolution Ala Moana Resolution BE IT Updates the dale of BE IT RESOLVED by the Council of the City and County of Honolulu that,
19-238 Neighbotliood RESOLVED the Exhibit A Plan pursuant to ROH Section 21-9-100-2(f), the Council hereby approves the

Transit-Oriented clause Ala Moana Neighborhood TOD Planj (Juno ‘“19] (Febnjarv 2019) attached
Developmental hereto as Exhibit A and incorporated herein by this reference: and
Plan

Resolution Ala Moaria Plan 1.2.5 18 Adds a new first katia is the original name for the olace now known as Ala Moana, and it had
1 9-238 Neighborhood HISTORIC & paragraph to the once served as a significant food oroduction center for a district that

Transit-Oriented CULTURAL section xIended from the western border of Moanalua to Makapuu point. The Kalia
Developmental RESOURCES coast was once lined with satpans and tishnonds, like the one named
Plan kotowalu. The inland waler resources had made it prime lands for

expansive loi kalo (tarp terraoes). Kalia was signtlcanltv impacted at the
turn of the 20th centuty when it. alono with Waikiki. was transformed for
recreational perooses. Dt.lno that lime. nw,v Native Hav.aia., ffirttls.
depetalenl on subsisl ttal*w, and farrnto. Wets laced.

Resoajlion Ala Moana Plan 2.2 2 Itt ot Commercial 27 Add sentence at ho The preservation of e4stno rmaior medical faciies and smalicr medical The amendment adds
19-238 Neighborhood PRINCtPLES end of the paragraph and dental oWtces ki the woa is a key factor ii wflio the contiied discussion ot the

TransA-Odenled AND relating to the avaitabihty of neighborhood heatthcate services preservation ot existing
Developmental POUCIES preservation of healtlicare serviCes.
Plan existiig heallhcare Plarriiog Commission

services recommendation, see D
738 (2016).

Resolution Ala Moana Plan 2,2. 6 Incubalor Office 8 Amend the last Finally, I now dovolopmoril may requiro n — pmnry and The amendment adds
19-238 Neighborhood PRINCIPLES Education sentence of the cccondosy cdioolo] the Slate Board of Education may consider establishing discussion of school

Transit-Oriented AND paragraph relating to a School Impact District, in which impact fees may be collected lo fund new impact tees. Planning
Developmental POLICIES 31 new or expanded or expanded primary and secondary public schools necessitated by new Commission
Plan primary and development, recommendation, see D

secondary public 738 (2016).
schools.



Resolution Ala Moana Plan 2.2. 7 Cultural Programs Amend the third The cultures in the area—Korean, Japanese. I and Potynoc’on, I Native
19-238 Neighborhood PRINCIPLES and Public Events sentence to refer to Hawaiian, and othnr Pacific Islanders, among others—create endless

Transit-Oriented AND Native Hawaiian and potential for developing a rich calendar of events that could be programmed
Developmental POLICIES 32 other Pacific Islanders throughout the yuar, In addition, sponsorship by Ala Moana Center, other
Plan (instead of local businesses, and the residential neighborhoods could create additional

Potynesians) opporiunities for hosting programs and events.

Resolution Ala Moana Plan 3 .1.1. Framework Concept - Revise the language Adliovo tho high”t and boat land Uses] Encourace housing develooment OPP recommendation,
1 9-238 Neighborhood Development Urban in the third bullet item for local residents, see D-739 (2016).

Transit-Oriented Framework Redevelopment: 35 re housing for locat
Developmental residents.
Plan

Resolution Ala Moana Plan 3.1 .3. Development Yield Amend this paragraph Approximately 70% of future development ts anticipated to be residential, OPP recommendation,
19-238 Neighborhood Development Potential - Yield by adding a sentence approximately new 5,600 dwelling units, based on an average size of 1000 see D-73g (2016).

Transit-Oriented Framework Summary by Land at lhe end of the square feet per unit. The total amount of new development, based on this
Developmental Use: 38 paragraph re new highest and best development scenario, is approximately 8 million square
Plan hotel development feet, raising the avurage district-wide FAR (floor area ratio) from 1 .75 to

2 25. Some new hotel devetooment is anticioated and should be imited to
the Convention Center sub districi, as show,, it, Fure 3-5

Resolulion Ala Moana Plan 3.2,1. l’utte 3-1: Land Use Amend third bulet Encourage rwwad preserve esistitig neighborhood healthcare The amendment
19-238 NehbOr1,ood Polcies and Under Land Use Potty services inciudes preservation of

Transa-Orienled Development No.5 : Integrate existing heathcare
Developmental Sh’alegies Neighborhood services. Planning
Plan Shopflg and Commission

. Services: Provide recommendation, see D
commurriy Resources 736 (2018).

Resolution Ala Moana Plan 3.2.3. TOO Figure 3-5: Subdistnct Redesignates the See aHacited Figure
19-238 Neighborhood Predeecl Designations Keeaumoku District

Transit-Oriented Subdstricts by d:viding it into two
Developmental 45 districts to be
Plan designated as East

Sheridan and
Keeaumoku.

Resolution Ala Moana Plan 3.2.3. TOD Keeaumoku Add District to the title KEEAUMOKU DISTRICT:
19-238 Neighborhood Precienct forconsitency

Tra,sf-Oriunted Su*dislricts 46
Developmental
Plan

Resokition Ala Moana Plan 3.2.3. TOO East Sheridan Describes the new EAST SHERIDMJ DISRICT:
19-238 Neighborhood Precionct East Sheridan District. This subdistrict indudes a mix of commercial and low-rise aoartxnent uses

Transit-Oriented Sttdistricls in low-density devebomenis thai are read,, for revenenl, The rlixed
Developmental 46149 use nature &the dishict should be conti,Ud, diaaed by smait-sci?
Plan commercl estabtshments servi’io local chotcie. with sb&itty mereesed

height and density.



Resolution Ala Mown Plan 3 2.5 Land Moderate-Density Recognizes that a This land use type supports areas with a focus on local neighborhood use
19-238 Neighborhood Use Commercial ti4ixed portion of Ala t.loana while still reflecting the influence of the transit station Specifically, the king

Transit-Oriented Distribution Use Center along Ala Sweet comdor and a porlionof Ala Moana Center along Ala Moans
Developmental and Inlersity 50 Moans tintiesard BoLAevard are ,dentilied Maderste-danaily mixed-use developments would
p, would fall m tin ineble homing, retail, and smeller commercisi build rigs up to 15 feet in

category height

Resokition Ala Moans Plan 3.4.3 On-Site Open Space Amend Ihis paragraph Amenity decks and terraces are open spaces on bui’ding roofs and parking DPP recommendation,
19-236 Neighborhood Development (Private Ownerst) - by deleting the last garages that occupants can ulilrze br recreation or for private gather,gs. see D—739 (2016).

Transit-Oriented Frarnewods Amenity sentence .*.monily d id P-rn-ne pro an option yiitNn the comrnndy bonoflta
Developmental DecksJTerraces: )rgrtsm to allow for pnivato contribulion to ho open opaco network -]
Plan

Resolution Ala Moana Plan 3.5.4. Figure 3-18: New Redesignstes the new See attached Figure
19-238 Neighborhood Development Deve’opment Keeaumoku district as

Transit-Oriented Framework lnensity Strategy 75 350’,
Developmental
Plan

Resolution Ala Moans Plan 5,2.3, Zoning New Pern,isstle Amend this paragraph Existing allowable uses may limit the ability to construct a diverse housing DPP recommendation,
19-238 Neighborhood Rec.omrnenda( Land Uses by add ng a sentence stock elihin the TOD area. To address these potential conflts, new see D-739 (2016).

Transit-Oriented ions to the end of the residential tand uses are recommended, For example, tveAvok dwell’r.gs, a
Developmental

126
paragraph regarding rned:um-density housrng type designed to house both residential and

Plan new hotel business uses. could be recommended for both the TOO arid TIZ Precincts,
development Hotels are also now encouraged, bun only within the boundaries of the

Convention Center sub district.

Resotution Ala Macna Ptan 5.3.2. Floor Figure 5-3: Proposed Specifies that the new See attached Figure
19-238 Neighboilseed Tianse Area Ratio Far Zone Map Keeaumoku Districi

O&:pmeni Plan has a maximum FAR
129 of 7.0 with the

provision of
community benefits

Resolution Ala Moans Plan 5.3.3. Building Figure 5-4: Proposed Specifies that the new See allached Figure
10-238 Neighborhood Heights Building Height Zone Keeaumoku District

Transit-Oriented Map has a maximum
Developmental 131 height 400’ with the
Plan provision of

community benefits

Resolution Ala Moana Plan 5.3.4. Building YardslBuitding Amend the last It is furiher recommended that the current street cenleriine setback for BMX- DPP recommendation,
19-238 Neighborhood Form & Setbacks sentence in this 3 be Ie4mninated] reotaced wibh the height setback that currently applies to see D-739 (2016).

Transit-Oriented Massing 132 paragraph re height orooeriies in aoariment mixed use zoning districts.
Developmental setbacks
Plan

Resolution Ala Moans Plan 5.3,4. Building Lot Coverage Delete the paragraph ‘.OT C0VR5.CE MINIMUM Lot covaroge N1€troG ki.4’fl “'tp’nt “n DPP recommendation,
19-238 Neighborhood Form & Minimum on Lot Coverage ooth parcel maintains a urüfenn, minim”nnl ‘- “ r”’oo large voriatna in see D-739 (2016).

Transit-Oriented Massing 132 Minimum the urban fabric. Tranci’n”- m”’l cot f”y 19,gs En ate zorang
Developmental Jocignadea that - fir bow-day o’ mn”thm
Plan

Resolution Ala Moans Plan 5.3.4. Building Table 5-1: Proposed Delete the entire item ‘.otCo’aerag” ‘-tin”m 70K 76% 00% 00% 50% Wit 70tt DPP recommendation,
19-238 Neighbo.tiood Fern & Bu’dng Envelope tot Covaage see D-739 (2018).

Transit-Oriented Massing Standards 132 Minimum’ including all
Developmental percentages from the
Plan able



Resolution Ata Moans Ptan 5.3.4. Buitding Table 5—i: Proposed Amend the text in the Height SetbackAbove 160140 [10] 1 • 10’ [101 1’: 10 [15) 1: 10’ DPP recommendation,
1 9-238 Neighborhood Form & Building Envetope second row of the 1201 1’ 10 - I-) 1’ 10’ (-] 1’: 10’ I 10’- see 0-739 (2016)

Transit-Oriented Massing Standards tabte, revise “GO” to
Developmental

132
‘40”, add “1’ 10”

Plan under columns for A3,
AMX-3, BMX-3. BMX
38, A-2, A-3. AMX-2.

Resolution Ada hloana Plan 5.3.4. Buitdtng Table 5-1 Proposed Add a new third row of HEtGHT SETBACKABOVE FtRST FLOOR (KAPtOLANI BLVD. ONLY) - DPP recommendation,
19-238 Ndqltborhood Form & Building Envelope the table re front - 20’ see 0-739(2016).

Tmnsw-Oiiented Massing Standards height setback above
Dev.lopn.ental 132 first floor, Kapiolani
Plat Blvd. only, and add 20

under BMX-3B
column

Resolution ,4 Mosia Plan 5.4.2. Parking Parking Ratios Amend the Parking Current parking requirements within the IUO do not encourage a transit DPP recommendation,
19—238 Ntodiood Standards Ratios paragraph by oriented character and maintain dependency upon the automobile as the see 0-739(2016).

Trans-Oflomted adding a sentence at primary mode of transportation. It is recommended that existing parking
Devetcpns* the end of the reqLirements a’e reduced by at least 50 percent. or eliminated br certain
Plan paragraph re projects uses. In addilpon, it 5 atso recommended that residential and some

seeking entitlement commercial uses consider iatnindirig parking to encouage the use of
bonuses aiternahve transportation modes. The provision ot bike she and ca share

fadlties can also reduce the need for private aulomobie parkir.g spaces.
Protects seekino entitlement bonuses should timil their parking orovispon to
the con’ent LUO rectirements for commercial uses and a maximum ot 125
soaces oer residential unit.

Resolution Ata Moana Plan 55.2. On-Site Total Amenity Amend the Commisiat Communal open spaces are e&dent-specific open spaces such as DPP recommendation,
19-238 Neighborhood Amenity Space Requirement - Open Space cotxtyards that may be located at grade or as amenity decks on rooftops see 0-739 (2016).

Transit-Oriented Space Communal Open tas paragraph by deleting These spaces shall be accessible to alt residents and/or business tenants
Developmental Standards Space the last sentence discounted rate. ITneco types of ‘p” “on guoMy for a commurty bonetlr
Plan boauc at a ddcountod rato. I

Resolution Ala Moans Plan 5.5,2. On-Site Total Amenity Amend the Private Private open spaces alow for pisskc use vith limitations on when the public DPP recommendation,
19-238 Neighborhood Amenity Space Requrement - Open Space can use the space. RiFe ‘nm’’nol opon space, prtvato open cpace can see 0-739(2016).

Transit-Oriented Space Private Open 137 paragraph by deleting qualify for n commtrviy benofttc bonus at a diecounted rate. I
Developmental Standards Space the last sentence
Plan

Resolution Ala Moana Plan 5.52. On-Site Total Amenity Amend the Balconies Balconies can be both communal spaces for residents and businesses or DPP recommendation,
19-238 Neighborhood Amenity Space Requrement - paragraph bydeletlig private spacesfor Eslividual residences. Balconies can make mtjtifan’ity see 0-739(2016).

Transit-Oriented Space Private Open
137

the last sentence housng more usabe and provide an opportunity to appre6ate views at a
Developmental Standards Space higher vantage point than at street tevel. [ Thoco typos of space —r g’ ‘-‘ity

Plan for a commurity bcnofltc bon’ ‘a “ccountod rob j



Resolution Ala Moans Plan 57.2. Existing & Amend paragraph 2 to New standards for the TOD Spedat District should require that all Amendment eliminates
19-238 Neighborhood Affordable New Standards eliminate language developments providing more than 10 residential units provide a percentage the option for

Transit-Oriented Housing allowing developers to of affordable housing units, with an emphasis on rental housing, for at least developers to pay fees
Developmental pay fees in lieu of a 30 year affordability period, and also require that affordable housing units in lieu of providing the
Plan providing affordable be located within the Ala Moana TOO Special District. [If dot-oloporo do not required affordable

housing, and require want to constr ‘t ‘ff”rdablo h’ ‘ng, on h” ‘dng impact foo housing and require
that affordable Dould bo accused f”r ‘4opoc- in’-’ “ affordut,to h—acing fund, 1Th f that affordable housing
housing units be should: •°“ bag-”4 “n a S/cf £‘“t’- pm unit -Croato etandard ci gtnoc for units be provided within
provided within the Ala dufitecenktnit-Iypesj the Ala Moana TOO
Moana TOD Special Special district.
District. Planning Commission

recommendation, see D
738 (2016)

Resolution Ala Moana Plan 5.7.3. Incentives Amend paragraph to Incentives can encourage developers to both reach and exceed the Amendment eliminates
1 9-238 Neighborhood Affordable remove reference to affordable housing requirement [ rathor than pay an impact foe Potential the option for

Transit-Oriented Housing impact fee. incenlives include: -Density and height bonuses -Parking reductions developers to pay fees
Developmental -Property tax abatement in lieu of providing the
Plan 139 required affordable

housing, Planning
Com mission
recommendation, see D
738 (2016).

Resolution Ala Moana Ptan 5.7.4. Affordable Deletes section 5JA-AJfordaNe-Nouslag-Fond—-afferdabIe-heusing-ft.nd-shouId-be- The amendment
19-238 Neighborhood Affordable Housing Fund funded-by-impael-fees-for-develepece-unable-te-provide-affocdable-heu&ng- eliminates provisions

Transit-Oriented Housing an etto. Thin fund ,otAd bo mntainod by tho City and potontiaty tooaibod relating to an affordable
Developmental

139 to thorn ‘Ma Moana TOO Spodat Oict,ict. Thin fund coutd bo tdilizod in housing fund. Planning
Plan covordi ways, including: -Providing financial cuppoi’t to da’:oloporo provbig Commission

aflordablo houcing -/‘Jc--.ing th’- City t— p e’r “ff—r’4’-’-l-- h” rrtg recommendation, see 0
dovolopmontc -Holping main”in ——kIln9 nff-’-””-hl-- h” —ingl 738 (2016),

Resolution Ala Moana Plan 5,8.7. Reduce Visual Amend this section by As many new developments wilt include parking facilities, the design of DPP recommendation,
19-238 Neighborhood Nchitectural lmpace of Vehicular adding a fourih bullet these parking facilities could have large impacts on the district. Parking see 0-739 (2016).

Transit-Oriented Character Circulation item regarding liner should be designed to limit its impacts on the public realm by: •Reducing the
Developmental Guidelines units number of curb curis on pedestrian-oriented streets Limiting parking
Plan 142 entrances on pedestrian-oriented streets -Restricting street-level parking

facilities unless lined with storefronts or residences -I ncorporating liner
commercial or residential units into the facade of large parking garages
fronting key streets like Kapiolani Boulevard and Keeaumoku Street

Resolution Ala Moana Plan 5.9.3. Tall Promote Natural Air Amend this paragraph Tall buildings have the ability to capture natural breezes that can provide DPP recommendation,
19-238 Neighborhood Building Circulation & by adding a sentence benefits through reduced energy consumption and higher indoor air quality, see D-739 (2016).

Transit-Oriented Guidelines Ventilation While at the end of the Tower design should also evaluate wind tunneling impacts that may have
Developmental Minimizing Adverse

143
paragraph regarding negative effects at the street level. At minimum, a 100’ dimension should be

Plan W’tnd Conditions requirements for maintained between tall buildings to preserve views and solar access. fgf,
properiy setbacks properties that share a property line with an adiscent ‘private prnperly, each

oroperty should setback their tower at least 50 from this common boundary.



PlanAla Moana
Neighborhood
Transit-Oriented
Developmental
Plan

652. Ala
Moana TOO
Action Plan

Tabln 6-1: ALA
MOANA TOO
ACTION PLAN

Deletes row relating to
Ala Moans Affordable
Housing Fund

154
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The amendment
eliminates provisions
relating to an affordable
housing fund. Planning
Commission
recommendation, see 0
738 (2016).



DEVELOPMENT FRAMEWORK 45

FIGURE 3-5: SUBDISTRICT
DESIGNATIONS
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FIGURE 3-It NEW OEVELOPMENT
INTENSI1Y STRATEGY
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ZONING RECOMMENDATIONS 129

FIGURE 5-3: PROPOSED FAR ZONE MAP
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FIGURE 5-4: PROPOSED BUILDING
HEIGHT ZONE MAP
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